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(f) Require Governmental agencies at all levels to develop standards and procedures 
necessary to protect environmental quality. 

 
(g) Require Governmental agencies at all levels to consider qualitative factors as well as 

economic and technical factors and long-term benefits and costs, in addition to short-
term benefits and costs and to consider alternatives to proposed actions affecting the 
environment. 

 
A concise statement of legislative policy, with respect to public agency consideration of projects 
for approval, is found in Section 21002. 
 

“The Legislature finds and declares that it is the policy of the State that public agencies 
should not approve projects as proposed if there are feasible alternatives or feasible 
mitigation measures available which would substantially lessen the significant 
environmental effects of such projects, and that the procedures required by this division 
are intended to assist public agencies in systematically identifying both the significant 
effects of proposed projects and the feasible alternatives or feasible mitigation measures 
which will avoid or substantially lessen such significant effects. The Legislature further 
finds and declares that in the event specific economic, social, or other conditions make 
infeasible such project alternatives or such mitigation measures, individual projects may 
be approved in spite of one or more significant effects thereof.” 

 
1.3 PURPOSE AND SCOPE 
 
Arroyo at Monrovia Station Specific Plan 
 
A Specific Plan is a policy document that guides the proposed transition and development of an 
area and is required in Planned Development Zoned neighborhoods. The Arroyo at Monrovia 
Station Specific Plan is being prepared consistent with the requirements set forth in Article 8, 
Chapter 3 of the California Government Code. Specifically, the Arroyo at Monrovia Station 
Specific Plan contains the following required detail: 
 

(1) The distribution, location, and extent of the uses of land, including open space, within the 
area covered by the plan. 

(2) The proposed distribution, location, and extent and intensity of major components of public 
and private transportation, sewage, water, drainage, solid waste disposal, energy, and 
other essential facilities proposed to be located within the area covered by the plan and 
needed to support the land uses described in the plan. 

(3) Standards and criteria by which development will proceed, and standards for the 
conservation, development, and utilization of natural resources, where applicable. 

(4) A program of implementation measures including regulations, programs, public works 
projects, and financing measures necessary to carry out paragraphs (1), (2), and (3). 

 
In addition, the Arroyo at Monrovia Station Specific Plan includes a statement of the relationship 
of the Specific Plan to the City’s General Plan. 
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1.4  ORGANIZATION OF THE EIR 
 
The Draft EIR is divided into two volumes. Volume 1 contains the primary analysis of potential 
environmental impacts discussed in the following Sections:  
 

 Chapter 1: Introduction –  
    A review of the overall document 
 
 Chapter 2:  Summary –  
   Describes the proposed Project and summarizes Project impacts 

and mitigation measures 
 
 Chapter 3: Project Description –  
   Provides a detailed description of the proposed Project 
 
 Chapters 4 to 20:   Environmental Impact Analysis –  
   Considers proposed Project impacts and identifies mitigation 

measures for each issue of concern, as applicable  
 
 Chapter 21: Alternatives –  
    Provides an analysis of alternatives to the proposed Project 
 
 Chapter 22:  CEQA Mandated Sections –  
    Provides an analysis of cumulative impacts, growth-inducing 

impacts, and significant irreversible environmental impacts and 
identifies areas of no significant impact 

 
 Chapter 23:  Preparers –   

    Provides a list of professional and qualified consultants 
responsible for preparing the EIR    

 
Volumes II and III include the EIR appendices, including documentation of the scoping process 
and Notice of Preparation (NOP).  The appendices include:   
 

• Appendix A: Notice of Preparation (NOP) 

• Appendix B: NOP Distribution List and Scoping Comments  

• Appendix C: Air Quality Impact Analysis  

• Appendix D: Biological Resources Assessment Report 

• Appendix E: Cultural Resources 

• Appendix F: Geotechnical Report 

• Appendix G: Hazardous Waste Investigation Reports 

• Appendix H: Hydrology & LID Reports 

• Appendix I:  Noise Study 

• Appendix J: Traffic and Circulation 

• Appendix K: Utilities Documentation 

• Appendix L: Persons and Agencies Contacted 

• Appendix M: Plan Set, 3D Renderings, Shade and Shadow Analysis, and View 
Simulations  
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In compliance with Public Resources Code Section 21081.6, a Mitigation Monitoring Reporting 
Program (MMRP) will be prepared as a separate document that will be adopted in conjunction 
with the certification of the Final EIR. The MMRP, responses to public comments, any revisions 
to the Draft EIR, and Findings will be identified as Volume 3. 

1.5  APPROACH TO EIR ANALYSIS 
 
The approach to the analysis presented in this EIR is project-specific in nature given the scope 
associated with adoption of the Arroyo at Monrovia Station Specific Plan for the 2.90-acre Project 
area. 
 
The CEQA Guidelines identify several types of EIRs, each applicable to different project 
circumstances. This EIR has been prepared as a project-level EIR as defined by Section 15161 
of the State CEQA Guidelines. Specifically, Section 15161 of the State CEQA Guidelines 
indicates that a project-level EIR is the most common type of EIR and examines the environmental 
impacts of a specific development proposal. This type of EIR focuses primarily on the changes in 
the environment that could result from the development of a project. The EIR shall examine all 
phases of the project including planning, construction, and operation. Accordingly, this EIR has 
been prepared as a project-level EIR and analyzes the specific environmental impacts that could 
be associated with construction and operation of the proposed the Arroyo at Monrovia Station 
Specific Plan.  
 
Upon preliminary review, the City determined that the proposed Project could have potential 
substantial adverse impacts on noise, air quality, and traffic, thus determining that preparation of 
an EIR would be required for the Project (Section 15060[d]). Each environmental issue is 
analyzed in the same manner, starting with a discussion of the existing environmental setting, 
including physical conditions and pertinent planning and regulatory framework. Thresholds of 
significance are then defined and are used to measure the potential impact to the environment. 
Thresholds of significance are based on a list of questions and impact topics set forth in Appendix 
G of the CEQA Guidelines. The impact analysis Section then examines the localized, project-
level effects of the Arroyo at Monrovia Station Specific Plan. If the analysis indicates that a 
significant impact could occur, mitigation measures are provided. 

1.6  SCOPING AND PUBLIC REVIEW 
 
To define the scope of the investigation of the EIR, the City distributed a Notice of Preparation 
(NOP) (included in Appendix A of Volume II of this EIR) to City, County, and State Agencies; other 
public agencies; and interested private organizations and individuals. The NOP review period ran 
from May 22, 2019 through June 21, 2019. The purpose of the NOP was to identify agency and 
public concerns regarding potential impacts of the proposed Project, and to request suggestions 
concerning ways to avoid significant impacts (Section 15082, CEQA Guidelines). 
 
Five written comments were received during the 30-day public review period for the NOP by 
Caltrans, South Coast Air Quality Management District (SCAQMD), County Sanitation Districts of 
Los Angeles County, Native American Heritage Commission, and Legacy Partners. They are 
included in Appendix B of Volume II of this EIR. Oral comments were received from several 
members of the public during the meeting. The scoping comments are summarized in Table 1-1 
below. 
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Table 1-1 Summary of Scoping Comments  

Commenting 
Entity Summary of Comment 

Section in EIR 
where 

Addressed  

Agencies 

 
Caltrans District 7 

Provides feedback on recommended interchanges of interest 
in the Traffic Study and feedback on the impact analysis 
methodology and thresholds of significance. 

Chapter 19, 
Transportation 
and Circulation 

 
South Coast Air 
Quality 
Management 
District 
(SCAQMD) 

Requested electronic copies of all models used in the 
analyses and a hard copy of the full EIR and Appendices sent 
to SCAQMD directly. 

Mailing of Public 
Draft EIR 

 Requested a Health Risk Assessment due to proximity of 
Project to Interstate-210. 

Chapter 7, Air 
Quality, and 
Appendix C 

County Sanitation 
Districts of the Los 
Angeles County 

Estimates the projected wastewater that would be generated 
by the Arroyo at Monrovia Station Specific Plan using the 
District’s wastewater generation factors and reports the 
current capacity of the District’s nearest sewer main and 
wastewater treatment plant. 

Chapter 20, 
Utilities 

Native American 
Heritage 
Commission 
(NAHC) 

Reminder of the Assembly Bill (AB) 52 requirements and 
process. 

City’s AB 52 
consultation 
process is 
summarized in 
Chapter 9, 
Cultural 
Resources 

Individuals / Private Organizations 

 
Legacy Partners 

Representing future owners in the MODA apartments just 
south of the Project, they provided recommendations for 
construction mitigation measures and highlighted the 
importance of street trees, underground of utilities, control of 
trash pickup, and considerations for the mass, bulk, and scale 
of the development. 

Chapter 3, 
Project 
Description; 
Chapters 5, 
Aesthetics and 
Visual 
Resources; 
Chapter 14, Land 
Use and 
Planning; and 
Chapter 19 
Transportation 
and Circulation 

 
Pursuant to Section 15085 of the State CEQA Guidelines, a Notice of Completion (NOC) was 
filed with the State Office of Planning and Research (OPR) on September 26, 2019, and the DEIR 
will be circulated for public and agency review for a period of 45 days ending on November 10, 
2019). A copy of the Draft EIR will be posted at the City of Monrovia’s Community Development 
Department at 415 South Ivy Avenue, Monrovia, CA 91016 as well as on the City’s Community 
Development Department website. Copies of the DEIR will be sent to responsible agencies, local 
agencies, and concerned agencies and individuals, as requested. Public Hearings on the EIR will 
be held in conjunction with the decision-maker review of the proposed Project. 
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Comments from all agencies and individuals are invited regarding the information contained in 
the Draft EIR. Such comments should explain any perceived deficiencies in the assessment of 
environmental impacts, provide the information that is purportedly lacking in the Draft EIR or 
indicate where the information may be found. All comments on the Draft EIR are to be submitted 
to: 
 

Sheri Bermejo, Planning Division Manager 
City of Monrovia 

Community Development Department 
415 South Ivy Avenue, Monrovia CA 91016 

sbermejo@ci.monrovia.ca.us 
 
Following a 45-day period of circulation and review of the Draft EIR, all comments and the City’s 
responses to the comments will be incorporated into a Final EIR prior to certification of the 
document by the City. 

1.7  CITATION 
 
Information from many sources, including the appendix materials previously listed and numerous 
other references were used to conduct the impact analysis in this EIR. Pursuant to Section 15148 
of the CEQA Guidelines, citations from the appendix materials and other sources are provided 
throughout the EIR. Citations are provided in parenthesis when used and are inclusive to each 
environmental impact topic. References cited are included at the end of each Chapter. Per 
Section 15150 of the CEQA Guidelines, the Land Use Element of the General Plan for the City of 
Monrovia (City of Monrovia 2018) and the EIR for revisions to the Land Use and Circulation 
Elements of the General Plan (City of Monrovia 2008) are incorporated herein by reference.    
 

List of Acronyms, Abbreviations, and Symbols 

Acronym/ 
Abbreviation 

Full Phrase or Description 

AB Assembly Bill 

APN Assessor Parcel Number 

CEQA California Environmental Quality Act 

DEIR Draft Environmental Impact Report 

EIR Environmental Impact Report 

MMRP Mitigation and Monitoring Reporting Program 

NAHC Native American Heritage Commission 

NOC Notice of Completion 

NOP Notice of Preparation 

OPR Office of Planning Research 

PD-12 Planned Development-12 

SCAQMD South Coast Air Quality Management District 
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https://www.ies.org/definitions/visual-field/
https://www.ies.org/definitions/luminance/
https://www.ies.org/definitions/visual-performance/






















































































































































https://www.arb.ca.gov/diesel/documents/rrpFinal.pdf
https://www.arb.ca.gov/ei/speciate/voc_rog_dfn_11_04.pdf
https://www.arb.ca.gov/ch/handbook.pdf


https://www.arb.ca.gov/research/diesel/diesel-health.htm
https://www.arb.ca.gov/research/aaqs/aaqs2.pdf
https://ww2.arb.ca.gov/resources/common-air-pollutants
https://ww2.arb.ca.gov/resources/common-air-pollutants


http://www.aqmd.gov/home/library/clean-air-plans/air-quality-mgt-plan/2003-aqmp
http://www.aqmd.gov/docs/default-source/ceqa/handbook/localized-significance-thresholds/final-lst-methodology-document.pdf?sfvrsn=2
http://www.aqmd.gov/docs/default-source/ceqa/handbook/localized-significance-thresholds/final-lst-methodology-document.pdf?sfvrsn=2
http://www.aqmd.gov/docs/default-source/air-quality/air-toxic-studies/mates-iv/mates-iv-final-draft-report-4-1-15.pdf?sfvrsn=7
http://www.aqmd.gov/docs/default-source/air-quality/air-toxic-studies/mates-iv/mates-iv-final-draft-report-4-1-15.pdf?sfvrsn=7
http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-thresholds.pdf?sfvrsn=2
http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-thresholds.pdf?sfvrsn=2
http://www.aqmd.gov/docs/default-source/ceqa/handbook/localized-significance-thresholds/caleemod-guidance.pdf?sfvrsn=2
http://www.aqmd.gov/docs/default-source/ceqa/handbook/localized-significance-thresholds/caleemod-guidance.pdf?sfvrsn=2
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook
https://www.epa.gov/pm-pollution/particulate-matter-pm-basics#PM
https://www.epa.gov/co-pollution/basic-information-about-carbon-monoxide-co-outdoor-air-pollution#What%20is%20CO
https://www.epa.gov/co-pollution/basic-information-about-carbon-monoxide-co-outdoor-air-pollution#What%20is%20CO
https://www.epa.gov/no2-pollution/basic-information-about-no2#What%20is%20NO2
https://www.epa.gov/no2-pollution/basic-information-about-no2#What%20is%20NO2


https://www.epa.gov/so2-pollution/sulfur-dioxide-basics#what%20is%20so2
https://www.epa.gov/ozone-pollution/ozone-basics#what%20where%20how
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